Introduction
Although the residential real estate sector in Poland is often analysed as a whole, it is a heterogeneous market characterised by significant diversification across 16 voivodeship cities. A cluster analysis was performed in order to identify convergence and identical tendencies in local voivodeship markets. Clustering of cities based on the adopted criteria (i.e. indicators presenting the housing situation, scale of construction, housing prices, fundamental factors, indicators of demographic burden in individual centres)
proved to be a difficult task (see Figure 1 - Figure 6 ). While clusters of cities with similar trends or similar structure were differentiated using variables categorizing the markets, obtaining a homogenous division proved to be impossible (with each segregation generating different results). Another factor adding to the difficulty of the analysis and clustering of cities included structural changes in individual markets. The changes in the market taken together resulted in different clustering results, even with the same categorizing variables in subsequent years. The analysis of voivodeship centres confirmed that the most permanent division is the classification of cities in terms of their population, i.e. 7 cities with over 400 thousand inhabitants (Gdańsk, Cracow, Łódź, Poznań, Szczecin, Warsaw, Wrocław) and other 9 cities with a smaller population (Białystok, Bydgoszcz, Katowice, Kielce, Lublin, Olsztyn, Opole, Rzeszów, Zielona Góra).
In two groups of the analysed cities, the housing situation has slightly improved in 2012, due to deterioration of the majority of fundamental demographic factors. Regional markets were characterised by stability of phenomena observed within the last two years and low activity on the part of buyers. A slight recovery recorded in the final quarter of 2012 resulted from the approaching end of the government scheme Rodzina na Swoim (Family on their own) (RNS) and not from improved sentiment in the housing market.
As in the previous years, the primary market in voivodeship cities exhibited higher propensity for price reduction than the secondary market. In numerous regional markets the nominal price returned to the level from before the boom, i.e. 2007 (in some even from before 2006), in both the primary and the secondary market.
The changing situation of consumers in the real estate market in 2012
did not have an impact on the assessment of the housing market as com- Gdańsk and Poznań competed for the third place. Places at the opposite end of the scale belonged to Białystok (with its distance from subsequent cities in the ranking increasing), as well as Kielce, Lublin and Rzeszów. There were no substantial changes in the middle of the ranking, but compared to 2011 the differences in the situation of consumers were more pronounced (i.e. in 2012 "the middle of the scale" was more dispersed). 
Housing construction in 16 voivodeship cities
In 2012, similarly to the previous years, the growth of housing construction varied across Poland's voivodeship cities. Apart from local determinants related to demographic and economic situation in individual markets, the behaviour of market participants on the supply and demand side was also affected by changes in legal regulations. In the period preceding the entry into force of the Act on the protection of home buyers' rights, whose 
Analysis of BaRN data
Since the beginning of the monitoring of the real estate market, the database (BaRN) on asking and transaction prices in the housing market has been steadily expanding and currently is one of the largest such databases in
Poland. Another advantage of its records is the multitude of data sources.
This allows to ensure representativeness of the analysed sample in all regional real estate markets, enabling to identify the market trends and correlations. In 2012, the number of collected transaction data (excluding lease) in the primary and secondary markets amounted to almost 27 thousand records (see Figure 55 ). The volume of collected data on offers grew to the un- The majority of analysed cities saw a decrease in transaction prices in the primary and secondary markets in annual average terms in 2012. As regards the primary market, the most pronounced decline (by approx. 10%)
has been recorded in Warsaw. An average annual price growth was observed only in Katowice (by approx. 4%) and in Rzeszów (by approx. 2%). In the secondary market, average prices in annual terms remained at a similar level only in Rzeszów. The other 15 markets saw a decline which was the most pronounced in Łódź, Bydgoszcz and Wrocław (9%, 8% and 8%, respectively). Average annual transaction price in the primary market in 16 cities (calculated as an arithmetic mean of average annual data for individual cities) in 2012 was by approx. 3% lower than in the previous year, while in the secondary market it went down by approx. 5%.
The analysed correlation between changes in the transaction price in the primary market and the volume of housing stock in a given city proved to be negative at -0.28, which means that the larger the city the more pronounced decline of prices. With Warsaw excluded, the negative correlation coefficient stood at -0.16. In the secondary market, the correlation between the analysed variables was stronger and the coefficient amounted to -0.33 (-0.42 with Warsaw excluded).
The highest asking and transaction prices are recorded in Warsaw, i.e.
the largest market in Poland. In the primary market, the price difference between Warsaw and the second largest Polish city, i.e. Cracow, dropped to 265 PLN/square meter (compared to the previous year when it was around 600 PLN/square meter). In the secondary market, the difference between Warsaw and Cracow went down from approx. 1 500 PLN/square meter to approx. 1 200 PLN/square meter within a year. In smaller cities price differences are definitely less pronounced.
In 2012, the city size and the unemployment rate were the main factors affecting transaction prices in the secondary market. This means that respective correlations are weaker than in the previous year and amounted to 0.80 and -0.55 for the analysed data pair in 2012.
Small and medium-sized housing units continue to enjoy the highest interest, with their prices and the demand for them being the highest.
The size of newly constructed housing in the market follows a downward trend in response to increased demand for small housing units. In the secondary market, the stock is stable and with rigid supply the prices of one square meter of the smallest housing units are usually the highest.
In 2012, the average time of secondary housing unit offer in the market extended by one week for all cities, as compared to the previous year, and equalled 146 days. In the 7 most active markets in Poland (Gdańsk, Cracow, Łódź, Poznań, Warszawa, Wrocław, Szczecin), the average time in the market amounted to 149 days, i.e. was slightly shorter (by 3 days) than in the previous year. 
Primary housing market according to the BaRN database

